


 

 
 
 
 
 

MORGAN COUNTY 
PLANNING AND BUILDING DEPARTMENT 

 
 November 23, 2020 

 
TO:  Morgan County Board of Adjustments 
DATE: Monday November 23, 2020 
TIME: 5:30 P.M.  
PLACE: Assembly Room – Remote attendance via ZOOM 
 
The County is abiding by the Social Distancing Requirements in Public Health Order 20-28 for this 
meeting.  Due to limited space in the assembly room, remote attendance is encouraged.  If you have 
any questions regarding attending the meeting, please contact Pam Cherry at 970-542-3526.   
 
To participate remotely may connect via Zoom Conferencing Access Information at:  
https://us02web.zoom.us/j/88696290304 
 
Or iPhone one-tap : 
    US: +16699009128,,88696290304#  or +12532158782,,88696290304# 
Or Telephone: 
    Dial(for higher quality, dial a number based on your current location): 
        US: +1 669 900 9128  or +1 253 215 8782  or +1 346 248 7799  or +1 646 558 8656  or +1 301 715 
8592  or +1 312 626 6799 
Webinar ID: 886 9629 0304 
 

NOTICE 
 

Roll Call 
Minutes of July 20, 2020  
Approve the Agenda 
 

 
AGENDA  

 
New Business: 
 

1. Mike A. Skeans as applicant and Western Sugar Coop as landowner  
A variance to the maximum fence height requirements in the Heavy Industrial zone district. Said 
property is zoned “HI” High Industrial Zone and is located directly North of Interstate 76 and 
addressed as  18317 Highway 144, Fort Morgan, CO 80701. 

 

https://www.google.com/url?q=https://us02web.zoom.us/j/88696290304&sa=D&source=calendar&ust=1603815388536000&usg=AOvVaw1Bf-l9ngHTApjb8vUQlRWx


Legal Description: SW¼ of Section 31, Township 4 North, Range 57 West North of Interstate 76, 
and in the SE¼ Section 36, Township 4 North, Range 58 West and the vacated road of the 6th 
P.M. Morgan County, Colorado. 
 

 Variance Request:  
Variance to Table 1 of Appendix B, Zone District Bulk Requirements and Special Design 
Standards Chart of the Morgan County Zoning Regulations.  
The request is to construct 25’ high wind fence that will reduce wind volume and mitigate dust.  

 
2. Wagon Wheel Homes, LLC as applicant and landowner  

A variance to setback requirements in the Agriculture Production zone district. The property is 
addressed as 21589 County Road R.  
 
Legal Description: The property is located in the SW ¼ of the SE ¼ of Section 3, Township 3 
North, Range 57 West of the 6th P.M., Morgan County, Colorado. 

 
Variance Request: 
Variance to Table 1 of the Appendix B, Zone District Bulk Requirements and Special Design 
Standards Chart of the Morgan County Zoning Regulations.  
The request is to reduce the front setback from 30’ to 12.00’, and the side setback from 25’ to 24.00’, 
and the rear setback from 20’ to 14.00’. 

 
 
OTHER MATTERS: 
  
ADJOURN: 
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MORGAN COUNTY 

PLANNING AND BUILDING DEPARTMENT 
 

MORGAN COUNTY BOARD OF ADJUSTMENT 
FILE SUMMARY 
November 12, 2020 

November 23, 2020 – Hearing Date 
 

OWNER: Western Sugar Cooperative 
APPLICANT: Mike Skeans 

 
Mike Skeans on behalf of Western Sugar Cooperative has submitted this application for a 
variance to Section 3-650 Table 1 of Appendix B, Zone District Bulk Requirements of the 
Morgan County Zoning Regulations regarding maximum height of a fence in the Heavy 
Industrial zone district. The maximum height in the district is eight (8’) feet. The property is 
addressed as 18317 Highway 144, Fort Morgan, CO 80701with parcel numbers of 1039-310-00-
008 located in the SW¼ of Section 31, Township 4 North, Range 57 West of the 6th P.M. North 
of Interstate 76 and 1041-364-00-001 located in the SE ¼ of Section 36, Township 4 North, 
Range 58 West of the 6th P.M., Morgan County, Colorado.  
 
Western Sugar Cooperative is requesting to increase the maximum height for fencing from 8 feet 
to 25 feet to allow for the construction of wind fencing as required by the Colorado Department 
of Public Health and Environment to reduce the wind that causes precipitated calcium carbonate 
dust (PCC) created by truck loading operations. Limestone is used in the processing of sugar 
beets, the PCC is basically finely ground limestone; a byproduct of processing. 
 
Approximately seventeen adjacent landowners were identified and notified of this request. 
Section 5-200(B) of the Morgan County zoning regulations states that adjacent owners shall be 
notified of the request prior to the hearing.  
 
In reviewing this application the Board of Adjustment is required to make a finding that the 
criteria for granting a variance in Section 5-220(B) of the Morgan County Zoning Regulations 
have been satisfied: 
 

(1) The strict application of the applicable regulation results in peculiar and exceptional 
practice difficulties or exception and undue hardship on the owner due to: 
 

 Strict application of the regulations will result in peculiar or exceptional hardship. 
Western Sugar is requesting this variance in response a requirement by the 
Colorado Department of Public Health and Environment. 
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(2) Exceptional topographic conditions or other extraordinary and exceptional situation 
or condition of such piece of property; and  

 
 The Colorado Department of Public Health and Environment is requiring Western 

Sugar to install this fence to reduce dust from leaving the site. 
 
(3) The hardship is not self-imposed; 

 The hardship is due to requirements of the Colorado Department of Public Health 
and Environment. 

 
(4) The variance, if granted, will not adversely affect the use of adjacent property as 

permitted under these Regulations; 
 

 If granted, the variance will not adversely affect the use of adjacent property. 
 
(5) That the variance, if granted, is in keeping with the intent of these Zoning 
 Regulations and the Morgan County’s Comprehensive Plan; and 

 Morgan County Zoning regulations recognize the need to increase maximum 
heights in the Heavy Industrial Zone district.  

 
 Goals of the Morgan County Comprehensive Plan: 

 a. Diversify the economy in Morgan County to broaden business employment 
opportunities for residents and to further economic growth. 

   
 If approved, this variance will support the growth of Western Sugar which 

provides employment opportunities for residents of the county. 
 
 b. The county will encourage the preservation of agriculture production lands in 

balance with pressures for land use changes to higher intensity development. 
 
  If approved, this variance will encourage the preservation of the sugar beet 

industry in numerous counties. 
 
 c.  Improve Morgan County’s image by dealing with community design issues in 

relation to land use. 
 
  Morgan County is cooperating with citizens, Western Sugar and the Colorado 

Department of Public Health and Environment to address design issues related 
to the sugar operation. 

   
(6) That the variance, if granted, does not adversely affect the health, safety, and 
 welfare of the citizens of Morgan County.  

 The variance for the construction of a new dust fence, if granted, will improve the 
health safety and welfare of the citizens of Morgan County.  
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This variance request meets the criteria for granting the variance. 
 
 
 
Pam Cherry, MPA, CFM 
Morgan County Planning Administrator 
  





















PRODUCTIVE ENVIRONMENTS FOR ALL  WEATHERS

WeatherSolve
Structures

TM



Normal operation
All clips in place. Shock loads absorbed  
by fabric, cable and clips.

Up to 30% overload
Steel top clips in place.  Nylon bottom  
clips have released allowing lower hem cable to bow out 
and spill 30% of the load.

Over 30% overload
Steel top clips in place. Lower hem cable has  
broken and fabric has pulled out of lockstrip on poles. 
Some ripping may occur requiring fabric replacement.

WeatherSolve Structures Inc. are 
specialist designers and manufacturers 
of industrial, recreational and 
agricultural environment control systems.

Dealing with environmental extremes 
from hurricanes and cyclones to the 
heat of  Oman and the Canadian cold, 
WeatherSolve designs have been proven 
world-wide from Northern BC to New 
Zealand.

Today, WeatherSolve projects shelter 
thousands of acres around the world, 
many of them stockpiles with perimeter 
fences at heights of up to 30m (100ft).

WeatherSolve believes every control structure must 
meet 4 basic criteria. It must be:
• Durable in all weather conditions
• Effective
• Economical
• Easy to work with

Durable
WeatherSolve is continually testing and developing 
systems to improve durability. As a result, many of 
our components are unique in the marketplace. This is 
because off-the-shelf items either don’t exist or have 
not been designed to the level of strength we require.  

Testing itself involves measuring absolute strength 
in critical situations as well as cyclic loading over 
hundreds of thousands of cycles. We also visit our 
structures after major wind storms as part of our 
maintenance program.  

Effective
WeatherSolve conducts ongoing research to 
determine optimum aerodynamics for each and every 
situation. This includes working with organizations 
such as the Midwest Research Institute Global and 
the Center for Study of Open Source Emissions. We 
take great pride in creating structures that do what 
they are supposed to do efficiently and effectively.  

Structures can also be adapted to perform 
additional functions such as security, shade or visual 
barrier. Maximum effectiveness for each individual 
function is assured by WeatherSolve computer 
modeling programs. 

Economical
With three quarters of the cost devoted to poles and 
foundations, WeatherSolve lowers price without 
sacrificing strength by minimizing the number of 
poles. A pole that is four times as strong for example, 
costs only two to three times as much to build.

By using high quality components, WeatherSolve
structures require little to no maintenance, saving
you even more money!

Easy to work with
A structure needs to work in a manner that permits 
easy access around it. WeatherSolve systems allow 
large spans between poles and greater flexibility in 
pole placement. This provides many opportunities to 
position the structure in a way that does not impede 
plant operations.

Manage your 
environment

Best by test

Overload Release System
Because poles and foundations represent the 
most significant portion of structural cost, the 
WeatherSolve Release System provides added security 
in extreme storms. 

Extensively tested in the 200 mph winds of 
Hurricane Andrew and many hurricanes since then, 
WeatherSolve structures allow fabric to be released 
from the bottom of panels and later re-clipped into 
place. Fabric always stays connected at the top of 
each panel so as never to become a safety hazard.

Please remember that all systems are custom 
designed, this includes setting your release wind 
speeds to match your requirements.



Industrial  
dust control
Slowing wind is the key objective in any dust control 

strategy as it is wind that causes and distributes dust.

Fugitive dust tends to come from two distinct sources:

1. Eroded dust

This is where particles are lifted off the ground or off the 

surface of a pile and blown away. The erosion process is 

extremely sensitive to wind speed. Utilizing windfences can 

effectively halve the speed, reducing dust distribution to 

1/8th. Research has shown that Erosion  (wind speed)3. 

This means a pile that was losing 2000lbs of dust monthly 

would lose less than 250lb.

2. Airborne dust

This is where particles fall from a conveyor or get kicked 

into the air by machinery. Utilizing a windfence to halve the 

wind speed can halve the area affected.  

For optimum control of very small airborne particles,an 

agent is needed to stick particles together. Fog is the 

most efficient and environmentally clean way to do this. 

WeatherSolve works with leading manufacturers of fogging 

systems to create composite solutions involving fog and 

windfences together.

Attaching fabric panels to a 28m (90ft) fence in Oman.  

Controlling fine sawdust with a 9m (30ft) canopy in New Zealand. 

 An aerial view of windfence in Brazil 22m (72 ft) x 2800m (9186 ft). 



A good windfence will reduce 
wind speeds to under 40% and 
fugitive dust to under 16%

A. Wind accelerates up the side of 

a pile eroding dust off the surface. 

Smaller particles rise in the air, larger 

ones bounce down the other side and 

along the ground. With a windfence in 

front of the pile, wind speed is reduced 

so only smaller particles erode. Some 

of these rise in the air, others bounce 

down along the ground.

B. With both downwind and upwind 

windfences, particles moving along 

the ground stop at the fence. Many 

airborne particles are filtered out by 

the fence. Others go through and some 

go over. Most going over drop in the 

sheltered area behind the fence.

βe = 47% βe = 40% βe = 24%

100% wind and dust

A

100%
Wind Wind under 40%

Upwind 
fence

Downwind 
fence

Dust under 16%

B

C

Discharge tower cladding USA 9m (30 ft) x 75m (250 ft)

Cathedral style windfence USA 30m (90 ft) x 350m (1150 ft)

Industrial Windfences are also used for:

• erosion control

• reduction of wind loads on sensitive components

• debris and garbage handling areas

• control of waves and turbulence on ponds

• snow deflection and control

• fencing and privacy

• wind deflection for air cooling towers.

WeatherSolve Structures has it’s fabrics tested for aerodynamic porosity (βe). βe is what the wind 
“sees” and is different to visual porosity. Fabric selection is an important part of the design process. 
Our professionals will provide recommendations to match the desired effects.

About our fabrics

C. Computational Fluid dynamics 
charts (CFD) provided by Midwest 
Research Institute Global.  
WeatherSolve Structures is proud 
to work with MRI Global using CFD 
modeling to help companies find 
optimal windfence configuration for 
their stockpiles.

Modeled wind and dust patterns around a stockpile



PRODUCTIVE ENVIRONMENTS FOR ALL WEATHERS

WeatherSolve
Structures

TM

Ship unloader dump pocket.

Worldwide experience and customized service 

allows WeatherSolve to address any specific site 

concern. As a progressive company, we always 

enjoy the challenge of evolving new techniques in 

order to arrive at the ultimate solution.

Recognized as a world leader in the design of 

porous fabric structures, WeatherSolve is called 

upon to help write industry codes and occasionally 

to investigate the failures of others’ designs.

Dust Control

Bird Control

Windfences and Shelters

Sun Shades and Canopies

Structure Cladding

Hail Protection

Rain Shelters

Truck Dumps

There are many ways to stand  
up to the environment ...

Portable screen.

Wind screen on floating breakwater.Painted screen.

Sun screen.

Other applications  
to meet every need

... there are many approaches to consider, and  
          there are many decisions to be made.  
      Tell us your problem, and we’ll show you a solution!

WeatherSolve supplies cladding systems and expertise, we also supply poles 
or work with local resources to match the requirements of your site.



15m (50ft) downwindfence in Richmond BC 
traps dust from wood chip pile.

2.5km x 20m fence around a steel 
pelletizing plant in Bahrain.



WeatherSolve
Structures

TM

WeatherSolve Structures Inc. 
2-27355 Gloucester Way, Langley, 
BC, Canada ,V4W 3Z8

Office: 604.607.7781 

TF: 1.800.749.2201

F: 604.909.1914

E: info@weathersolve.com

For more products please check out 

our website:

www.weathersolve.com
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MORGAN COUNTY 
PLANNING AND BUILDING DEPARTMENT 

 
October 29, 2020 
 
Dear Neighboring Landowners: 
 
Western Sugar Coop, LLC as landowner and Mike A. Skeans as applicant have submitted an application 
to our office for a Variance to the Zoning Regulations to construct a 25’ high wind fence where a 
maximum fence height of 8’ is allowed. The property is located in the SW¼ of Section 31, Township 4 
North, Range 57 West North of Interstate 76, and in the SE¼ Section 36, Township 4 North, Range 58 
West and the vacated road of the 6th P.M. Morgan County, CO 80701. 
  
This application will be reviewed at the Morgan County Board of Adjustment meeting on Monday, 
November 23, 2020 at 5:30 pm. This hearing will be held in the Assembly Room of the Morgan County 
Administration Building, 231 Ensign St., (Basement Level, elevator entrance) Fort Morgan, Colorado. 

THE COUNTY WILL BE ABIDING BY THE SOCIAL DISTANCING REQUIREMENTS IN 
PUBLIC HEALTH ORDER 20-28 FOR THIS MEETING.  DUE TO LIMITED SPACE IN THE 
ASSEMBLY ROOM, REMOTE ATTENDANCE IS ENCOURAGED.  IF YOU HAVE ANY 
QUESTIONS REGARDING ATTENDING THE MEETING, PLEASE CONTACT PAM 
CHERRY AT 970-542-3526.  
 
To participate in this Public Hearing you may connect via Zoom Conferencing Access Information 
at:  
https://us02web.zoom.us/j/88696290304 
Or iPhone one-tap : 
    US: +16699009128,,88696290304#  or +12532158782,,88696290304# 
Or Telephone: 
    Dial(for higher quality, dial a number based on your current location): 
        US: +1 669 900 9128  or +1 253 215 8782  or +1 346 248 7799  or +1 646 558 8656  or +1 301 715 
8592  or +1 312 626 6799 
Webinar ID: 886 9629 0304 

If you have any questions or concerns regarding this application, please contact the Morgan County 
Planning Department at (970) 542-3526 prior to Friday November 13, 2020, or you may review the 
application in the Planning office located in the County Administration Building, 231 Ensign St., Fort 
Morgan, Colorado. 
 
Sincerely, 

Pam Cherry 
Pam Cherry, CFM 
Planning Administrator 
 
Enclosures 
 

https://www.google.com/url?q=https://us02web.zoom.us/j/88696290304&sa=D&source=calendar&ust=1603815388536000&usg=AOvVaw1Bf-l9ngHTApjb8vUQlRWx


Western Sugar Variance notifications

Printed 10/23/2020 1:10,200
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MORGAN COUNTY 

PLANNING AND BUILDING DEPARTMENT 
 

MORGAN COUNTY BOARD OF ADJUSTMENT 
FILE SUMMARY 
November 13, 2020 

November 23, 2020 – Hearing Date 
 

OWNER: Wagon Wheel Homes, LLC 
APPLICANT: Richard and Helen Migchelbrink 

 
Richard and Helen Migchelbrink, Wagon Wheel Homes, LLC have submitted this application 
for a variance to Section 3-650 Table 1 of Appendix B, Zone District Bulk Requirements of the 
Morgan County Zoning Regulations regarding setback requirements in the Agriculture 
Production zone district.  The request is to reduce the front setback from 30’ to 12.00’, and the 
side setback from 25’ to 24.00’, and the rear setback from 20’ to 14.00’. The property is 
addressed as 21589 County Road R. with a parcel number of 1229-030-00-012 located in SW¼ 
of the SE¼ of Section 3, Township 3 North, Range 57 West of the 6th P.M. Morgan County 
Colorado.  
 
The Wagon Wheel Homes parcel is 2.38 acres that has 16 mobile homes, one stick built home 
and one shed that is planned to be another residence. Reduction of the setback will allow the 
same number of mobile home units on the property. The applicant purchased the property as a 
legal, non-conforming use. The applicant plans to improve the property by renovating and/or 
replacing units on the property.  
 
In order to improve the parcel, the applicant was required to apply for a special use to allow 
mobile homes on the property. The special use was granted by the Board of County 
Commissioners on October 13, 2020 subject to the granting of this variance and other conditions. 
Another condition of the special use approval is that no additional homes be repaired, replaced or 
sold until the update/upgrade of the waste water management system is completed. The variance 
will allow the same number of homes to be on the property once all conditions have been met.  
 
Five adjacent landowners were identified and notified of this request. Section 5-200(B) of the 
Morgan County zoning regulations states that adjacent owners shall be notified of the request 
prior to the hearing.  
 
In reviewing this application the Board of Adjustment is required to make a finding that the 
criteria for granting a variance in Section 5-220(B) of the Morgan County Zoning Regulations 
have been satisfied: 
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(1) The strict application of the applicable regulation results in peculiar and exceptional 
practice difficulties or exception and undue hardship on the owner due to: 
 

 Strict application of the regulations will result in peculiar or exceptional hardship. 
This property has been a mobile home park for approximately 50 years. In order to 
upgrade the property the variance is needed. 

 
(2) Exceptional topographic conditions or other extraordinary and exceptional situation 

or condition of such piece of property; and  
 
 The homes on the property currently do not meet setbacks, granting this variance 

will not increase the amount of variance required. 
 
(3) The hardship is not self-imposed; 

 The hardship is a result of the property having been used as a mobile home park for 
many years and had been anticipated to remain. 

 
(4) The variance, if granted, will not adversely affect the use of adjacent property as 

permitted under these Regulations; 
 

 If granted the variance will not adversely affect the use of adjacent property. 
Granting of the variance will allow the applicant to improve the park by replacing 
and renovating units, which will improve the area. 

 
(5) That the variance, if granted, is in keeping with the intent of these Zoning 
 Regulations and the Morgan County’s Comprehensive Plan; and 

 Goals of the Morgan County Comprehensive Plan: 
 a. Diversify the economy in Morgan County to broaden business employment 

opportunities for residents and to further economic growth. 
   
 If approved, this variance will support economic growth and provide affordable 

housing options for the work force in the area. 
 
 b. The county will encourage the preservation of agriculture production lands in 

balance with pressures for land use changes to higher intensity development. 
 
 
 c.  Improve Morgan County’s image by dealing with community design issues in 

relation to land use. 
 
  Morgan County is cooperating with the owners of Wagon Wheel who desire to 

improve the park, improving Morgan County’s image. 
   
(6) That the variance, if granted, does not adversely affect the health, safety, and 
 welfare of the citizens of Morgan County.  
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 The variance to the setbacks, if granted, will improve the health safety and welfare 
of the citizens of Morgan County. Prior to any new home placement on the 
property, the septic system shall be upgraded or replaced in coordination and with 
oversight by the Colorado Department of Public Health and Environment. 

 
 

The  South Side Lateral Company provided comments that are included in your packets. They 
object to the granting of the variance because of the need for sufficient space to maintain the 
canal. 
 
  
 
 
Pam Cherry, MPA, CFM 
Morgan County Planning Administrator 









































































 
 
 
 
 

MORGAN COUNTY 
PLANNING AND BUILDING DEPARTMENT 

 
October 23, 2020 
 
Dear Neighboring Landowners: 
 
Wagon Wheel Homes, LLC as applicant and landowner have submitted an application to our 
office for a Variance to Zoning Regulation for Wagon Wheel Mobile Home Park, Morgan 
County, Colorado, addressed as 21589 County Road R, Fort Morgan, CO 80701. 
 
The landowner is requesting this variance to reduce the the setbacks on the property which is 
zoned Agriculture Production. The required front setbacks in the zone district are: 
 
30’ front - the applicant is requesting a reduction to 12 feet,  
25’ side – the applicant is requesting a reduction to 24 feet, 
20’ rear – the applicant is requesting a reduction to 14 feet 
 
The variance is requested to allow Wagon Wheel the setback reduction for the property and any 
new structures that may be moved to the site.  
 
This application will be reviewed at the Morgan County Board of Adjustment meeting on 
Monday, November 23, 2020 at 5:30 pm. This hearing will be held in the Assembly Room of the 
Morgan County Administration Building, 231 Ensign St., (Basement Level, elevator entrance) 
Fort Morgan, Colorado. 

THE COUNTY WILL BE ABIDING BY THE SOCIAL DISTANCING REQUIREMENTS IN PUBLIC 
HEALTH ORDER 20-28 FOR THIS MEETING.  DUE TO LIMITED SPACE IN THE ASSEMBLY ROOM, 
REMOTE ATTENDANCE IS ENCOURAGED.  IF YOU HAVE ANY QUESTIONS REGARDING 
ATTENDING THE MEETING, PLEASE CONTACT PAM CHERRY AT 970-542-3526.  
 
To participate in this Public Hearing you may connect via Zoom Conferencing Access Information 
at:  
https://us02web.zoom.us/j/88696290304 
Or iPhone one-tap : 
    US: +16699009128,,88696290304#  or +12532158782,,88696290304# 
Or Telephone: 
    Dial(for higher quality, dial a number based on your current location): 
        US: +1 669 900 9128  or +1 253 215 8782  or +1 346 248 7799  or +1 646 558 8656  or +1 
301 715 8592  or +1 312 626 6799 
Webinar ID: 886 9629 0304 

https://www.google.com/url?q=https://us02web.zoom.us/j/88696290304&sa=D&source=calendar&ust=1603815388536000&usg=AOvVaw1Bf-l9ngHTApjb8vUQlRWx
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If you have any questions or concerns regarding this application, please contact the Morgan 
County Planning Department at (970) 542-3526 prior to Friday November 13, 2020, or you may 
review the application in the Planning office located in the County Administration Building, 231 
Ensign St., Fort Morgan, Colorado. 
 
Sincerely, 
 
  
 
Pam Cherry, CFM 
Planning Administrator 
 
Enclosure 
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